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 INTRODUCTION

The purpose of the Issue Identification is to describe existing
conditions in the planning area, to identify uses of larger than
local significance, to evaluate exisling uses and plans with
respect to the policies of the Coastal Act, and to identify and
summarize existing or potential conflicts, The issues thus
identified would determine the areas needing further study in the
ICP process,

The San Diego City Council adopted the Ocean Beach Precise Flan on
April 2, 1975, On March 26, 1979, the Council approved the Issue

- Identification report for the plan asrea prepared by City staff, The

City has indicated it's intention to process this plan in two
phases (land use plan and implementation), and this first discussior
of issues is therefore, focused on the land use plan alane,

In discussions below, staff has attempted to summarize the City's
report, and has recommended additions or clarifications where appro-
priate, For the seke of simplicity, no comment was made whenever

the City's report was considered adequate as submitted, The two
documents should be considered as complementary, and a complete
reading of both is required for full delineation of the issues raised,

CEOGRAPHIC SEGMENTATION

Coastal Act Section 30511(c) provides that a local coastal program
(ICP) may be submitted and processed by the Commission in separate
geographic segments consisting of less than the local govermnmentts
entire jurisdiction lying within the coastal zone, provided that the
Commission finds the following: .

".sothat the area or areas proposed for separate review can be analyzed

for the potential cumulative impacts of development an coastal resources
and aceess independently of the affected jurisdiction,®
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III,.

IV.
A.

. , ,
AFF RECOMMENDS that the San Diepo Cosst Repional Commission
transmit the Ocean Beach Issue Tdentification to the State

Commission with a recommendation that it be processed as a
segarate segmentl of. the Citz s _ICP,

AREAWIDE DESCRIPTION

Staff Comments:

L3

The areawide description indicates that the Ocean Beach Planning Area
"ie bounded by the San Diego River and State tidelands on the north;
the Pacific Ocean on the west; Froude Street and West Point Loma

Blvd, on the east; and, Adair Street on the south, In response to
the Issue Identification report, the Ocean Beach Planning Board has
pointed out, that a precise definition of the planning area _
shauld include a reference to Seaside Sireet on the east boundary

end more significantly, a reference to a finger of land - extending
up the north side of West Point Loma Blwd, east of Nimitz Blwd,,
including Pueblo Lot 212, up to and including the Famosa Slough," (Exhibit wA")
While this area is included in the Precise Plan it should be clarified

~ that Pueblo Lot 212 includes the Famosa Slough channel-on its east

boundary but deoes not include the slough itself. The slough is located
to the south of West Point Loma Boulevard, outside the coastal zone. The
State Commission has recommended that the coastal zone boundary be
extended to include the slough because of its significant value as &

. wetland habitat. If the boundary is extended, the major land use issues

regarding the slough will be addressed in the Peninsula Community LCP
segment. Although the slough is not part of the Occan Beach Planning Area,
land use and development in the slough channel areas on the north side of

" West Point Loma Blvd, will have a direct relationship to the quality of

the slough habitat. The slough channel within the Planning Area is also
& significant tidal zone habitat area in and of itself.

The areawide description should &lso be amended to read that the two most
typical parcel sizes in Ocean Beach, are 50 x 140 (7,000 sq. ft.) and

50 x 100 (5,000 sq, ft.) This is more descriptive of the actual pattern
of development which generslly requires the use of two adjacent 25! wide
lots, '

POLICY GROUP EVATUATION
Shoreline Access (Coastal Act Section 30210-12)

Issues Identified by the City

1. Avellability of parking at Ocean Beach Park during periods of
-  heavy use,

2, Provision of safe access at Sunset Cliffs,

3. Provision of visual and physical sccess to the shereline in new
development,
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Additional Issue Identified by Staff

b

The need for a "specific public access companent®™ in the
land use plan, pursuant to Coastal Act Section 30500(a).

Staff Commenta:

Res 1,

Res

Res

3e

be

As indicated in the Ocean Beach Precise Plan, on-street parking
within a few blocks from the beach is under competitive usc by both
residents and beach users. Because inadequate parking und con-
gestion interfere with beach access, the provision of adequate _
parking facilities and off-street parking requirements for recreation,
commercial, and residential development is an important goal. Con-
sideration should also be given, as is indicated in the Prccise

Plan for the provision of a remote parking areca with shutile service
to the beach. The "Sunset-Nimitz triangle" (the parcel of land
bounded by Sunset Cliffs Hlvd., Nimitz Blvd., and West Point Loma
Blvd.) has been suggested for such a use. This would help cut down
on recreational traffic through the higher density residential arcas
west of Sunset Cliffs Biwd. and the congested commercial arcas of
Newport Ave., and Voltaeire Street.,

The City's discussion of this issue sites the Precisz Plan
recommendation that public access to the shoreline be improved
in several ways, including establishment of public access and
use rights and provision of safe access down Sunset Cliifs,

In light of Precise Plan goals to resolve the erosion problans
along Sunset Cliffs, any erosion control program should be
sensitive to the need to protect and enhance beach and shorcline
access, '

Visual access is more appropriately included under policy
group L, “Visual Resources and Special Communities," It is
recognized, however, that physical access poinls may become
important public viewing areas, and.that wherever possible
surrounding development should be set back to protect visuaul

resources associated with such aeccessways,

In addition, the City has been studying the need for improvcments
in lifeguard facilities, including new office facilities. Any
such proposals will have to be weighed against the potential loss
to the public of beach area and access to the sea, and altcrnative
sites considered for non-essential uses.

Section 30500(a) of the Coastal Act states: "Each local coastal
program... shall contain a specific public access component to
assure that maximum public access to the coast and public
recreation areas is provided." According to the Commission's
ICP Regulations, Section 00042, "Thc public access component
shall set forth in detail the kinds and intensity of uses, the
reservation of public service capacities for recreation purposes
where required pursuant to Public Resources Code Section 30254,
and specific peographic areas proposed for direct physical access
to coastal watcer arcas as required by Public Resources Code,
Sections 30210-3022) and 30604(c)."™ The existing Precise Plan
docs not contain a cpecific public access componente
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C.

reation and Visitor Serving Facilities (Coastal Act Sections 30212.5,
%%I%, '352%—23,'3035‘0[::! I.'L___ ' | .

Issues Identii‘ied by the City"-

l. The pmvision of visitor faci].‘i.t.ies for low and moderate income
families.

Additional Issues Hentified by Staff

2. ‘The potential development. of the Sunset-Nimitz triangle inbo a
‘park area. _

3, The need for a determination of the historic mean high tide line and
extent of public trust interest, if any, in Pueblo Iot 212, prior to
approval of any non-recreational development on this site.

4o The stimmlation of the recreational use of Ocean Beach Pier.

Staff{ Comments:

In recognition of the importance of Ocean Beach Park as a regionsl
recreational resource, the Ocean Beach Planning Board, in concurrence with
staff, recommends the following inclusion in the policy group discussion:

®A combination of the Mission Beach Jetiy and severe winters have con-
tributed to the erosion of the beach. The Precise Flan recomnends the
consideration of a sand replenishment propgram, ‘There is also a sand bar
in the San Diego River Flood Channel mouth known as “Dog Beach". It is

one of the few beaches in oan Diego where dops are permitted, and is uscd
Ex residents from all over the City. In March, 1971 the City Council

adopted & resolution to protect the sand bar."

Re: 1. At the present time there are only four beach oriented hotel-
motel facilities in Oocean Beach, located alcng West Point
Loma Blvd,, Newport Avenue, and Sunset Cliffs Blvd, These
facilities should be protected and new low/moderate cost
facilities should be encouraged, Beach oriented commercisal
uses, and restaurants should be encouraged along the west end
of Newport Avenue, particularly those uses dependent. upon
pedestrian traffic,

Re: 2, 3. It is noted in the Ocean Beach Precise Plan, that the Ocecan

Beach Community and the Point Loma area generally are lacking

~ in passive park facilities, Such recreational facilities
alleviate traffic pressures and the over use of beach areas,
Significantly, the Sunset~Nimitz triangle is under tideland
Jurisdiction end, consequently, limited to park-like uses,
although it is not actually designated for such use by the City,
Development of this area as a park, including & large parking
reservolir, would greatly enhance adjacent Robb Field as a
regional recreation resource,

Housing (Section 30213)
Issue Identified by the City

1. ‘The continued loss of housing for low and moderate income families.
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D.

1.

Issue as Expanded by Stafrl

The protection of existing housing opportunities for persons of :lnw,/
moderate income, and the encouragement of new development which
provides a mix of housing opportunities for all segments of the
popalation including families with children, senior c.n.t:.zens, and Lhe

handicapped,

Additional Issues Identified by Staff

2.

3.

Re:

The need to develop means for encouraging and, where feasible,
providing housing opportunities for persons of low and moderate
income in new residential development.

Conformance of both the ICP housing component, and City of San
Diego Goneral Plan Housing Element with the guidelines established
by the Califomia Department of Housing and Communlty Development,

Starf Comments:

1s&2,

The Ocean Beach Planning Board has indicated that "the

retusal oI many landlords to rent to tenants with children has
created a critical shortage of housing for low and m.derate
income families with children.," This issue has been expanded to
address this'concem.

Although housing opportunities for persons of 1ow/moderate income
exist in the Ocean Beach Community, neither the Precise¢ Plan nor
the City's rcport provide adequate data on the relative proportiions
of housing lypes and costs within the Community. In the face

of redevelopmint pressures, strategies in the land use plan to
retain and promote the rehabilitation of existing low and moderate
housing are of critical importance. As noted in the City's General
Plan Housing Element, however, there is also a substaniial need
for new low income housing and this should be addressed along with
retention strategies.

One of the means to meet the inculsionary guidelines in ihe
Housing Element will be through the provision of "density
bonuses". The Precise Plan states that while "the maximum
density allocated at this time to any portion of Ocecan Beach
should be 25 dwelling units,™ densities up to 38 units per

"~ acre "could be applied under certain circumstances... and

according to special criteria... (including) the provision of
low and moderate income housing..." In conformance with
Commission actions, on pemits in Ccean Beach, the density
bonus should be granted only where a genuine public benefit
will be provided. BEnphasis in the density bonus criteria
should be to encourage the provision o:l‘ new low and moderate

cost housing.

Water and Marine Resources (Sections 30230-31, 30236)

Issues Identified by the City

1,

2,

The preservation of tidepools along Sunset Cliffs,

The poiential impact of the metropolltan sewer outfall on offshore
water quality,
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Agditional Issue tdentiiled by Staff

3. The ‘pf'btection of water quality in the Famosa Slough and San Diego
River channel adjacent to the Ocean Beach Planning Area,

Staff Comments: o .

Re: 3, Other wetland resources adjacent to the Ocean Beach Planning
" area include the San Diego River and the Famosa Slough.
Uncontrolled grading, f£illing and inadequate runoff controls
assoclated with new development may further degrade water
quality in these areas. '

Diking, Dredging, Filling, Shoreline Structures (Sections 30233 and 30235)

Issue Identified by the City of San Diego

1. The resolution of erosion problems at Sunset Cliffs in a manner
which is environmentally and aesthetically sensitive, economically
feasible, and acceptable to a majority of the Community.

Issue as Revised by Staff

1. The resclution of natural erosion problems at Sunset Cliffs, in'a
manner which maximizes shoreline access, which is environmentally
and aesthetically sensitive, and which is acceptabl~ +r & majority
of the Community. ’ _

Addit¥onsl Issue Identified by Staff
24 Evaluation of beach sand erosion and maintenance of Ocean Beach Park.

Staff Comments:

Re: Policy Introduction

The City's description of the Ocean Beach Fishing Pier as the only
existing shoreline structure is incarrect, since the term refers Lc
erosional control structures as well, Therefore, mention should be
made of & rock groin at the foot of Cape May, which was instalied
by the City of San Diego in 1955, to cantain newly placed dredged
material from Mission Bay, The groin has generally been effective
in s‘l:.ab:‘;.lizing the beach, however, some sand loss due to littoral
erosion still occurs, Additional, pieccmeal, erosion cortrol
structures such as retaining walls, sea walls, gunite cover and
rock revetments are scattered throughout the Sunset Cliffs Arez,
Many of these are ineffective and adversely effect the visual
qualities of the bluffs,

Re: 1. ‘The large scale and increased potential for adverse impacts of the
" proposed erosion control projects necessitates a careful con-
sideration of the avilable altematives. The land use plan
should address the need to replace on a one-for-one basis any
beach area lost as a result of erosion control structures.

Commercial Fishineg and Recreational Roating (Sections 30224, 30234, and
50255) _

Issues Jdentified by the City

None.
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G.

- . Staff Comments:

None
Bavironmentally Sensitive Habitat Arcas (Section 30240)

Issues Identified by the City

1., Continued protection of environmentally semnsitive habitat areas,
© particularly in the vicinity of Sunset Cliffs (and the Famosa

Slough).

2., Develop and implement additional erosicn protection measures for
Sunset Cliffs. (This has been revised by the City to read "How to
protect the Sunset Cliffs from human erosional forces without
negatively impacting access or scenic value).

Staff Comments:

‘Re: 1. As previously mentioned, the Famosa Slough channel area on thc

north side of West Point Ioma Blvd., including portious of
Pueblo Iot 212, can be considered an environmentally scnsitive
habitat area. Section 30240(b) of the Coastzl Act alco states
that, "Development in areas adjacent to environmentally sensitive
habitat arcas and parks and recreation areas shall b= sited

and desipned to prevent impacts which would signiiicantly
degrade such areas, and shall be compatible with the continuance
of such habitat areas." Thus, dsvelopment in Ocean Beach must
be sensitive to potential adverse impacts to sensitive habitat
areas adjacent to, but outside the planning arca. 1iis would
include the Famosa Slough.

Another adjacent arca of environmental concern is the mouth of
the San Diego River. The Ocean Beach Precise Plan indicates that
although the San Diego River flood channel is outside of the
planning area, it does have a close relationship Lo the Ocean
Beach Community. While the sand bar acruss the river mouth is
used intensively for beach recreation, the Plan slates that:
“the remainder of "Lthe channel behind the sand bar should be
preserved as a natural wildlife sanctuary and protected from
abuse by active recreational users." Currently, the area of
the river channel directly behind the beach is used for over{low
parking and occasionally as a site for ithe use of dirt bikes

and other active recreational pursuits.

Re: 2. This issue is related to the previous issue in consideration of
the entire bluff-tide pool area as a sensitive habltat area. The
Ocean Beach Precise Plan specifically recommends that the tide
pools, ¢liffs and street-end beaches between the pier and Adair -
Street be maintained in a natural state, Therefors, the erosiou
control measures sugpested in this issue should be directed to-
wards means to control erosion caused by human use (i,e, runoff
from development, foot traffic, digeing in caves, tide pool
poaching), Additional erosion control measures, however, may b€
necessary to protect existing blutf top development from natural
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H.

T,

Je

K.

erosion forccu. Most of the sltomatives proposed thus far would
require extensive shoreline structurcs or the creation of artifi-
cial beaches, thus nesessitating some compromise with the goal cf

- preserving the bluffs in a natural state. In accordance with this
policy group, it is important that such erpsion control measures
are compatible with the protection of environmentally sensitive
habitats in the Sunset Cliffs area.

Agriculture (Sections 3(R4L1 = 42)
Issues Identified by City

None »

Staff Comments:
None,

Hazard Areas (Section 30253)

Issues Identified by City

1, Public Safety and developnent provlems with respect to erosion of
Sunset Cliffs,

staff Comments:

Re: 1, This 1ssue appears to have two components: 1) The provision
of safe access in hazardous areas and 2) the protecticn of
property from geologz.c hazards, Both are salient problems
in the Sunset Cliffs area.

Ferestry and Soils Resources {Section 30243)

Issues Indentified by the City
None,
Staff Comments:

None,

Locating and Planning New Development (Sections 30244, 30250, 30252-53)

Issues identified by the City

1, The conflict between the land use recommendations of the Precise
Plan, and existing high density zoning,
2« The use of Pueblo Iot 212

3. The need to provide adequate onm=site recreational facilities in
new developments.

Staff Comments:

Res 1. Steff supports the residential land use recommendations in
the Precise Plen in conjunction with the proposed density
bonus provision.

174



L.

Re; 2. Although included as a "key issuct, the City's report does

not contain any discussion regarding the use of Pucblo Lot
212, The land is currently zoned =4 but is designated as
"park and public ownership" in the QOcean Beach Precise
Plan. The 53 acre parcel has recently been considered as
potentinl site for a Planned Residential Development,
including provisions for new low/moderate income housing.
Cuncern has been expressed by the commmity over the eiffect
of such a development on traffic congestion, and the
Ocean Beach Planning Board has recommended that it be
dedicated as park land. The City should clarify its
interpretation of the land use proposed by the Precise
Plan and indicate what changes, if any, would be required
in the Plan to permit residential use.

Re: 3. Section 30252 of the Coastal Act also requires that new
development provide adequate onsite recrealional facilities
so that the recreation needs of ncw residents will not
overload nearby cosstel recreation areas, This is particularly
critical in Ocean Beech, due to exisling deficiencies in
such facilities,

Visesl Rescurees and Srecial Communities (Coastal Act Sections 30251 and

30253}
Issues Identified by the City

1, Preservation of the existing characler and scale [of develofment].
2, Preservation of visual amenities along the shoreline,

3. The protection of large trees that cont:ibute significantly to the
visual attractiveness of the Commmity. :

Additianal Issues Jdentified Staff

L. Reduction of visual clutter in comercial areas end along the
entrance to the Ocecan Beach Commmity.,

Staff Comments

Re: 2. In light of proposed erosion control alternatives to protect
bluff top development, special consideration must be given to
the visual protection of the Sunset Cliffs Area.

Related to the protection of visual amenities along the shore-
line are opportunities for the public to view the coast (visual
access). The maintenance of existing public vistas, particularly
along Sunset Cliffs is a significant issue.

Re: 3. The Ocean Beach Planning Board has recommended that the following
languapge be included after paragraph cne, in the policy
introduction: nThe Plan area conlains many large trees, including

palms Torrey Pines, wihich conuribute sipmaficantly

1e visual attractiveness of ihe Community aond should Le
rotected." Slall concurs with Lhis stalement noting the efforts
of Lhe Commission in past permit actions to protect significant
vegetation in the Qccan Beach Commumity. '
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N.

Public Works (Coastal Act Section 30254) -
Issues Identified by the City .

1, Traffic congestion and parking problems,
2, The limited automobile carrying capacity of north-south streets,

Additions) Issues Identified by Staff

3. Adequacy of existing intra-commmity and inter-commmity public
transit serving Ocean Beach.

4. The future use of the San Diego River mouth, east of wDog Beach,"
as an overflow parking area.

St-a.ﬁ‘- Commentss

Re: 1. During periods of heavy usage, traffic congestion and parking

"~ problems are particularly severe. Possiblce solutionc mentioned
in the Precise Flan include on-street parking restrictions,
ae=way street designations, improved bike ways, development
of a remote park and ride system for beach users, the
establishment of an offwstreet pariking district for Newport
Center, and the possible transformaticn of Newpert Center into
a pedestrian mall. These and olher alternatives su...d be
analyzed further, to prevent the type of traffic and congestion
problems now’occuring in Mission Beach.

Re: 3. The Ocean Beach Precise Plan indicates that existing transit

gervice in QOcean Beach is inadequate. Improved transit service
from inland areas to Ocean Beach would help alleviate traffic
congestion as well as provide additional access opportunities
for persons of lower incomes who cannot afford private trans-
portation. IYmproved intra-community transportation would also
help alleviate congestion and parking problems. Transit
proposals should include a beach shuttle service and should
tie~in to the Mission Beach Access Study.

Re: 4. As mentioned previously, the dry areas east of wdog beach" in
the mouth of the San Diego River provide a substantial suvpply
of additional parking for the users of Qcean Beach Park. Due to
the potential resource conflicts, and environmental sensitivity
of the river channel., the future use and regulation of this area
should be clarified in the land use plan.

Industrial and Enersy Facilities (Coastal Aet Sections 30233, 30250, 30255,
)

Issues Identified by the City

None,
Staff Comments

None
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Y.

Vi.

THE CYTY'S REPORT HAS IDENTIFIED THE POLLOWING USES AS OF REGIQHAL
OR STLIRMINE SIGHIFICANCE IN THE OCEAN BEACIH PRECISE PLAH AREA

1, Ocean Beach Park and Robb Field (recreational facilities of

regional or stetewide significance),

2, VWest Point Lomz Blwd,, Sunset Cliffs Blwl,, Newport Averue and
the fishing pier (uses that maximize public access to the coast).

3, Sunset Cliffs {uses of larger than local importance).
Additional uses of Regional or Statewide Significance Identified by Staff

Le Smset-Mimitz Triangle and Pucblo Lot 212 (in conjunction with potential -
Robb Field expansion).

SUMMARY = OF KEY ISSUES

The following is a summary of the "key issues" determined by Staff to be
most critical in the development of a land use plan for Ocean Beach. These
have been condensed from the larger group of issues identified in the
City's report and Steff discussion., For further dclineation of these
issues, refer to the appropriate policy group in the City's report and
Staff discussion. : :

1. ‘The protection of existing housing opportunities for persons of
lowﬁoderate, income and the provision, where feasible, of neu
housing for persons of both low and moderate income. (Folicy

2. Use of Pueblo lot 212 and resolution of the extent of public
tidelands. (Policy Groups B, K). '

3. ‘The resolution of natural erosion problems at Sunsct Cliffs in a
manner which maximizes shoreline sccess, which is environmenially
and aesthetically sensitive, and which is acceptable to a majority
of the Community. (Policy Groups G, L).

L. ‘e control of bluff top development and erosion related to human
use. (Policy Groups I, E, G).

5, Traffic congestion, inadequate public transportation and parking problems.
(Policy Group M).

6. Protection of environmentally sensitive habitat areas in the vicinity
of Smset Cliffs and the Famosa Slough Channel. (Policy Group G).

7. ‘e maintenance and provision of safe access at Sunset Cliffc and
the inclusion, in the land use plan, of a "specific public access
. component® for the Community. (Policy Groups A, I).

8. Preservation of the existing character and scale of development and
reduction of visual clutter in commercial areas. (Policy Group L).

9. The provision of new visitor and recreational facilities for low &nd
moderate -income familics. (Policy Group B)e _ .
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'APPENDIX B

CD Coastal Shoreline Development
Overlay Zone
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CD COASTAL SHORELINE DEVELOPMENT OVERLAY ZONE

Scetion 1. PURPOSE AND INTENT. The CD Coastal Shoreline Development
Overlay Zone is intended to provide land use regulations along the eoastaline
area including the beaches, bluffs, and the land erca immediately landward
thereof, Such re;ulatit;ns are :Lnt-endéd to be in addition and mi:plemenul to
_ the regulations of the nnderly.;m.; zone or tones, and where ;he regulations of
the CD Zone _nnd the underlying zone are inconsistent, the reguiations of the CD
Zons shall apply. The purpose of the €D Coantal Shorcline Devclo;l;:ent Zone ia
to provide for control over development and land use along the coastline 50 that
the wbli;:'a interest in maintaining the shoreline as s unique recreational
and scenic resource, promoting public safety, and in avo':ld.i.ng the sdverse
geologie and econcmic effect of 'blutf erosion, is adequately prptectéd. Ne;f
construction in the {D Coastal Shoreline Development Zone shall be designed and
located 30 &3 to minimize ri‘ﬁka to life and property and to assure stability
and structural integrity and neither create or econtribute significantly 4o
eroajon, geologie insubility. or destruction of the site or aurrau,nc'.ingl aree otv’
in any way require the construction of protective devices that would substantially
alter natural landforms in said Zone,

Scetion 2, LAND USES. In a CD Zone the following uses are perudtted:

4, Any use permitted in the underlying zone subject to the same conditions

. and reastrictions applicable in such underlying zone and to all reguire-

ments and regulations of this Article,

2. Beach facilities constructed, owned and uinuine& bty the State of

Californis, -Coum".y of * or such other public ageney or |

district as may be authorized tu comtﬂict. own and mnintain such
facilities for the use of the general pudlie; including but not

nocesanarily limited to:

# City of San Diego
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e
b,

d.

. 28

-gw

Steps and atairvays fo:f access from the top of the dluff to the beach.

Toilet and bath houses,
Parking lots neetinz. all requirements of Section of this
Rofreshment stands having no seating facilities within the structure.
Stands for the sale of bait and fishing tackle and the rentsl only of
surfboards, air matresses and other sports squipment for usec in the
sater or on the beach.
Lifeguard towers and stations and other life saving and security

"7 fae{lities,
Trash ecntainers,
Beach shelters,

1,

Private beach facilities and structures as follows:

L 1
b,
Be

4.

Fire rings and sinmilar picnie taeiiiun.
“rash containers. .
Lifeguard towers,
8igns declaring property ownership and access conditions or limitations
provided not mre than four (lf) tueh sisns each not exceeding four
(%) iquaro fest in area shall be permitted,
!')1. following, subject to the issuance of a special use permit
therefore:
(1) Toilet facilities and bath houses pmv:l.ded' such structures are .
| 80 placed and constructed that the floor thereof is at an
clwaf_.ion no lower than 15 feet ubov; aun'na level {North
Aserican Datum, 1929) and further provided that such facilities
~ shall be connected to and all effluent therefrom shall be

diecharged into a public sewer.
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(3)

M

(5)
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Pemnex;t or temporary beach ihaltera provided that such
shelters shall bs at lnt'é 50 percent open on the seaward aide
and that permanent shelters are s0 p]:acod and constructed that
the floor thereof is at an olnvatio:; no lower than 15 feet .
above mean sea level {North Aner:leu:; Datum, 1929).

Sea walls or other lt:ucta;-al devie‘n where necessary to pre-
vent ervsion of the base of the bluff as the result of wave -
action provided that such sea wall or other structural device;
(5) shall be constructed essentially parallel to the base of
the bluff; (i1) sball not obstruct or interfere with the peusage
of people along the beach at any time; (iii) s necesunlr to
protect coastal -« dependent uses or to protect existing

principal structures or public beaches in danger from ervsion;

(iv) 1a designed ta sliminate or mitigate, to the maximum extent
feasible, adverse impacts on local besches, shoreline sand
supply or transport; '(v') shall assure stability and structural
integrity for the economic life of the structures or uses it

is to protect; (vi) shall neither create nor econtribute signif-
dcantly to erosion or in?tability of adjacent property; and (vii)
shall mitigate or eliminate any alteration of natural landforms
or adverse effects to the umﬁc qualities of the coast.

Upon the issuance lof 'Y lﬁeenl use permit, .l.ny use allowed in
the underlying zone by special use pami:t; provided that the
Board of Supervisor determines that mch use is consistent
with the intent and purpose of the cn Zone

A record of Survey map shall dbe ﬂled with the State Lands

* City Council
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Commisaion and the Planning Department shoiing the following

information when any eomimction activity 1s proposed that
alters any beach or the tos of any bluffs o

(a) An accurate positioning of the present, preconstruction,

(b)

(o)

(@

(e)

_ ordinary high-water Yine;

Sufficient ties to existing record nonmnta which will not
be diami-bed by proposed construction; C
The accurate ﬁosit:lon‘ of any nomment shown on a map filed
in an office publie record which will be disturbed by the
proposed construction, together with a plan to ieplace the
mopumuent in its original position or to replace it with

another momment tied to nearvy recorded monuments.

State Lands Commission Review, Prior to coomencement of
construction, the applicant shall obtain a written deter-
mination from the State Lands _conniasion thnt;
1. Ko State 1.l.'nda are involved in the developmwent; or
2. State Lands are involved in the development and all
permits required by the State Lands Connissio;\ have
been obtained; or . |
3. State lands tay be involved in the developrent, but
pending a final determination an agreement has dbeen
.made with the State Lands Commisaion for the project
to pfoceed without prejudice fo that determination,
f'ug}ie Rights, 'nu_.- applicant shall, by accepting the terms

and conditions of the permit, agree that issuance of the
permit and completion of the authorized development shall
not prejudice any subsequent assertion of public rights
@.8.s Prescriptive rights, publie trust, etec.
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. §, Upon the 1ssusnce of & lpoehl use pemit. any use n.llwed in the underlying
sono by special use permity provided that the Board of Supervisors
deterxines 't.hnt such use :I.l oonniatent with t.ho intent and purpose of

tho CD Zone, . .

Section 2, SPECIAL USE PERMIT REQUIRED. Notwithstanding any other provisions
of this ordinance, no building permit may be issued o'r construction coamenced on.
any building or structure in the CD Coastal Dovo_]‘.;?pmnt Overlay Zone, except
ono-family dwellings and _ltrueturu appurtenant thereto, unleas a special use
pemﬁ therefore has first been granted by the Board of Supervisoras., Applications
for such spscial use permit approval .aha.ll be submitted to the Director of
and shall be accompanied by such data and information as required by this Article
,for a site plan application,

Section 3. LDOTATIONS OR PERMITTED USES. Uses permitted in the CD Zone shall
" bs subject to the following development cr;iuriu

%+ Development Criteria — Beach, Por the purposes of this Article, beach

shall be considered 2s that area lying seaward of the first contour line
defining an elevation .!_5 feet above zean .su level (Nor;'t.‘m American Detum,
] 1929), MNo structures of any type shall ba erected or placed on the
" beach excepts '
8, Structures pursuant to a pem.{tted use as specified in Section 2,
subsections 2 and 3 of tais Article, "
2. Development Critéria = Bluff. For the purposes of this Article, a bluff

i3 a scarp or steep face of rock, decauposed ﬁck,' sedinent or soil
resilting from erosion, faulting, foldins. or excavation of the land mass;
The bluff may be a:l.npio planar of curved ‘surface or it miy be steplike
in :loction. F‘o'r. the purposes of this Article, bluff is limited to thosc
ruwru having vertical reliesf of ten feet or tore, and whose toe is

or may be subjecet to marine erosion. _ "Blnfr ecdge” is the upper termination
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“of & BIuff. When the top edge of the bluff s rounded sway from the face
of the BIuff ap & result of erosiomsl processes, the Bluff edge shall
be defined as that point nomst_tno bluff beyond which t.hé dowmwvard
gradient of the land surface increases more or less continuously until
4t reaches the genoral gradient of the bluff, In a case whers there is
. & atep-like featurs at ﬂi. top of the bluff face, the landward egde of
the topmost riser shall be taken to the blufst #dge. In those cases
where irregularities, erosion intrusions, structures or bluff stabilizing
devicos exist ‘on a subject property to that a reliable dotermination of
the bluff sdge cannot be made by visual or ﬁpomphic evidence, the
Director of ehall make guch determination as to the location
of the bluff edge and the bluff setback after evalustion of a geologic
and soil report-in_accorda.nce with g'aard'—g.':_.'iv.jpgrusuﬂ—rcncy. No
structure shall be placed on or on‘ beyond the face of the bluff and
no t.m,e.l or shaft shall be sunk into the face of the bluff, except
that the following at.mctxree may be placed thereon and alterations
made thereto sudject to issuance of a special use permit therefore
authorizing such structures or alterations.
s'. Suirvays. ramps and other structures or devices designed and intended
~to provide publie aecesb from the top of the bluff to the beach,
provided that construction thereof shall nf:".'. require excavation of
the bluff face except to the extent neceesary to accommodate place-
nen‘l'ﬁ of vertieal or ‘:I.ntera.l support members;
Y. _Fencea of_nop-view-ohacuring 4ype, &3 reascnably necessary to deter
trespassing or to discourage indisqriminatertraverse.' upon the face
of the bluff; and '
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c'. « Bluff repair and emai&n control meagures such 83 retaining walls
and other nppmpriite deﬁceh._.pmﬂded, however, ﬁmt such measures
and de-vices shall be limited to those neceasary to repair existing
nn-causeq d:mage to the bluff face, such as casual excavations,

'- or %o pnveﬁtror retard additional natural erosion, such as
doﬁg drainageways or erosion gullies ocn the facs of the bfl'uft.';l
provided further that no such neasu.res or, devices shall cause
a:lsniti.;mt alterntion in the.natural character of the bluff

face,

3. Development Criteria - Bluffiop.

a, Bluff setback
(1) No building or structure shall be placed or erected closer than
o 50 feet from any point of the bluff edge, except as provided
l;erein. _
(2) A bluff setback in excess of 40 feet may be required by the
. Director of or the _B_oard of Supsarvisors following

evaluation of geologie and moil reports for a'pnrtieuiar site,
(3) In areas where there is no blut.'t,-all structures, except those

established pursuant to sube;ection 1 of this Section, shall be

located landward of the first contour line defining an elevation

15 feet above mean sea level (North American Datum, 1929) as

follows: .

(a) Main buildings 15 feet; and

(b) Acceasory structures, 10 feet,

b, limitation on Building Width and Lot Coverage,
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* (1) Por any 'ono-fan:lly or two family tiwellins or accessory build;hg.
) no story sb?fc the first ;tory shall exceed a width of one-half
the Jot width of the lot or lots on which such dwelling or
Iﬁild:t.ng is loglieﬁ._ R C
(2) an ;uo-fmﬂr or miltiple dwellings or iceeuory structures
hereafter construsted shall provide a permanent vista eorridor
with an unobstructed width equivalent to one-third (1/3) the
_aversge width of the lot or 1ot§_oa swhich the proposed dwellings
are to be located, Property abutting the end of a public
street vhich meotas the top edge of ﬂ". ‘qoutal bluff may in-
eiude one-half the width of the street end as eredit for up to
one-half of the reqxﬁred vista eorridor, -Anr object exceeding
to feet in height above finished grade shall be considered
\ an obstruction except: (a) r.eneu with an open area to
| obatructed area ratio of 6:1; (b) Trees which at m;mtzri'ty
vill not obstruct vision from finished grade to approximately
eight feet above finished grade, The open ipace area shall be‘
made permanent by méans of m open space easement or a decd
restriction, .rnee and clear of any prior liens or encumbrances,
recorded prior to the commencement of construction of the
development,
¢. Limitation on Maximm Number of Dwelling Units. Por the purposes
of ealeulating ihemxirm allowable number of dwelling units per
Acre in any zone, only the lot area imd_warﬁ of the bluff edge shall
bo used, ' | -
d. Orading and Excavation. Orading .md excavation shall be the miniaum
necessary to comﬁlate the proposed dwelomént conasistent with the
provisions of tl;ia Article and the following requirementss
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(1) Building sites shall be graded to direet mrnec swater away
from the top of the blufr, or, alternatively, drainage shall
be ha.ndlet.i in a manner satiafactory to the county'which will

“prevent damage to the bluff by surface and percolating water,

(2) Mo ox.ca\.mtion, grading or deposit of natursl materials shall be
p‘cmittcd' on the beach or the face of the dluff exﬁept to the
extent ne‘eu,ur:r to lceomplilh. construction pursuant to sub-

i aec.t.iom' 1 and 2 of this section, | _

Section 3.1, PINDING OF PUBLIC EEACH ACCESS RIGHTS. Ko building permit
shall be issued for any construction within the CD Zone unless the Director or
the Board of Supervisors pursuant to the provisionas of this section ahall make
findings relative to publiec rights of beach access or usage, 1! any, in the real
property upon which the proposed econstruetion 1:! to be located, and approve the
plan of construction, -

1. The applicant for a building permit at the time of application sha.ll‘
file with the Director of & plan of the proposed construction
for _a.-ﬂ.nding whether the proposed construction will interfere with any
publie rishts_of_ bea.ch: access or usage, When applicable, the plan shall
_eontain tho-ronowing: )

8. Boundaries of real pxﬁperty. location of beach and nearby streets;

‘ba location and height of all proposed structures, 1m_:_1udi.ng bulldings,
uih, fences, tree—atandin;.aigm, swimning pools and game courts
and the location and extent of Mvidul buﬂding sites;

6. locations and dimensions of ingress and egress points, interior
roads and driveways, parking areas and pedestrian walkways;

d. Llocation of imp‘ort.ant drainageways;

[ ‘Propoqod grading and removal or placement of r_utural materials, in-

eluding finiahed topography of the sites
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-2, Within sixty (60) days after he shall have received the plan, the Dircotor
of shall sake & finding whather the proposed construction

" will interfere with any public righta of beach accees or usage in, over

and acrosa the oit'c of proposed tonstruction., At least forty-five (45)
days prior to nk:l.n; said finding the Director shall forward copies of
the site plans to the Coastal Comrission, State Lands Comaission, Coastal

'Conservancy and Stats Attorney General's Office, Said finding shall

specifically incorporats any vim expressed by the Coastal Cormission,
the State Landas Cowmission, ‘the Coastal Conservancy or the State -Attomey
Generai'a Office. 1If the Director of shall make a finding
whether the proposed eonatmct‘.lon will not interfere with any publie

Al

‘r:l;h't-a of beach access or uuse, he shall approve the plan and notify

the upplicmt of such finding. _
If the Director of finds that the proposed construetion

will interfere with any public rights of beach access or usaae he shall
disapprove the plm or he may conditionally approve such plan subjeet
to tueh mditica.tim as will insure that the proposed constyuction
w.l.n not interfere with such publie rights in & manner eomistent. with
any state agency recommendations provided pursuu::t to 2 a.bove..' The
Director of shall notify the applicant of such finding or
econditional approval,

A finding by the Director of that the proposed construction

will not interfere with any public rights of beach access or usage

shall not rolieve the applicant from the necespity of obtaining such
other approvals as may be required by this ordinance, the County Code

or other laws,
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Section A, SITE PLANS REQUIRED .
1, Site Plans, Prior to the dssusnce of any building perwit or to the
comvencement of any conatruction, an application for site plan approval
. shall be submitted to the Direcor of ' and shall be accompanied
by such data and information as may be required including maps, plans,
drewings, sketches and documented utcr:_ul'u i3 necessary tc show:
&, Boundaries and existing topography of the property, locution of
bluffline and beach, and adjoining or nearby streets;

b. East-west cross-sections of the property showing existing and pro-
proposed topography, proposed buildings and a profile of the bluff
at its steepest point, Additional cross-sections showing all under-
cut areas of the bluff face shall alsc be provided,

e. lLocation and height of all existing inidinga and aﬁucmres

. c::}st.ins trees and the proposed disposition or use thereof;

d. location, heigh'_t. and proposed unrc of all proposed structures,

:l.;leludins walls, fences and frec-standing signs, and location
‘and extent of individual building sites; )

.. locst:lbnrmd dimenaiom"o't ingress and egresa pointa, {nterior roads
and driveways, parking areas,. and pedestrian walkways; |

f. Location and treatment of important drainageways, including under-
ground drainage systems; |

' g. Proposed grading and rezoval or placement of natural materials,
including finished topography of the site;

h., Proposed landscaping plan including location of game courts,
swirming pools and other landscape or activity foatures.
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. T
"R Gootechnical Reports,
. 8, Oeotechnical reports shall be submitted to the Director of

as part of an appliéluon ‘ror Plan approval, shall be prepared and
signed by a prnrnsi_oml civil engineer yith expertise in soils
and foundation engineering, snd a certified engineering geologist
or a registered ge_olosiat uith a ‘i:fekmd in engineering applicationa,
-The reporﬁ douement ahnl; consist 'or a single report, or separate
but coordinated reports. The document should be based on an on-site
i.mpect&on in addition to & review of the general character of jt-he
area and it shall contain a certification that the development as
‘proposed will have no adverse effect on the stability of the blure
and will not en&a:»ser 11:. or property, and profeuiomi opinions
stating the following: a .
(1) The area covered in the report is sufficient to demonstrate
the geotechnical hazards of the site consistent with the
geologie, aeismi‘c, hydrologie ar.d.aon conditiona at the site;
(2) The extent of potential damage that might be incurred by the
development during all foreseeable normal and urusual eonditions,
ineluding ground _u.tu’rntion md shaking caused by the n-mx:lmum
eredible earﬁzquake;
(3) The effect the projeot could have on the stability of the bluff,

b, As a minimum the geotechnical report(s) shall consider, describe
and analyze the followings |
(1). cliff geomstry and site topography, extending the surveying
work boyond the site as needed to depict wrnsual geomorphie
conditions ﬂn_t might at:fect_ the site;
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(5)

- (6)

(n

(8)
(9)

(10)
(11)

-13-

hiatorie, c.urront and forcsecable ¢liff crveion including

investigation of recorded land surveys and tax assesament

" pecords in addition to the use of historic maps and photo-

graphs vhers w_-.u;bla and possible changes in shore configur-
ation and sand transporti |

geologic cond:l.t-:l.om, including eoil, sediment and rock types
and characteristics and atruota.;ral features, such as bedding,
Joints, and fanlts;

evidence of past or potential landslide conditions, the impli-
cations of such conditions for the proposed deve_lopment. and the
potential effects of the development on landslide activity;
.tu:pa.Et of econstruction activity on the stadility of the site
and sdjacent area;

ground and surface water conditions and variations, including
hydrologic changes caused by the development (i e, Introduction
of scwage effluent and irrigation water ‘to't.h_o ground water
systesi, alterations in surface drainage);

potential erodibility of site and mitigating measures to de
used to ensure minimized erosion problm during and after
conatruction (i.e, landscaping and drainage design);'

effects of marine erosion on seacliffs;

patential effects of earthquakes inecluding : (a) ground sﬁnkins'
caused by maximum ergd.iﬁle earthquake, (b) ground failure cue .
to liquefgction. lurching, settlement and sliding, and (¢} surface
rupture; . |

any other factors that might affect llop.. stability;

_the potential for flooding due to aoca surface superclevation

(u:l.nd and wave surgs, low barometrie pressure and astronomical
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1_;160). vave run-up, tcunmi md'r;vor nc;wu. This potential
should be related to one hundred and five hundred year recur-
~ rence intervals; |
(1&) a description of any hazards to the development caused by
' poasi;:le failure of damg, nseﬁoin; mdflows or slides
occuring off the property and caused by forces or activities
beyond ‘_thc control of the applicant;

i (13)  the extent of potential damage that might be incurred by the
devclopment during all foréseeable normal and urusual conditions,
including ground saturation and shaking caused by the maximm
eredible earthquake;

(13) the effect the project could hm-re on the atability of the bluff; a
(15) mitigating measures and alternative solutions for any potential
impact, | X
The report shall 2lso express a professional opinion as to whether the
projoct can be designed or located so that it will neither bs subject to nor
contribute to -significant geologic mt;pilitv throughout the lifesm of the
.project. The robort shall use a currently acceptable engineering stability
un_ly:ail mehtod, ahal} deséri_be the degree of uncertainty of l."\alrtiell results
due to uamptiona and unknowns, and at & minimm, shall eover an area from the
toe of the bluff inland to & line deseribed on the bluff top by the intersection
;f a plan MIﬁed at a 20° angle from hor:lzonﬁl passing through the toe of the
blufrf or" 50 f£t, inland from the_ blurf edge; whichever is greater., The degree pf
. analysis required shall be appropriate to the degree of potential risk presented
by the site and the proposed project, .
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%, The Director of _ shall approve the site plan only if said
| Director finds that: )
8, All elements of the proposed development are sited and designed to
assure stability and structural integrity for their expected economdc
_‘ lifespans n.nd are consistent with the intent and purpose and meet the
requircments of this Article, |
‘b. Buildings and structures will be so l.oented on the t:lf.e as to create
& generally a.ttrac.tivn appearance and be agreeably related to surrounding
development and the natural -nvimm_:ent.
¢, Buildings, structures, and ltﬁdaeaping will be 80 located as to pre-
serve to the degree feasible any ocean views as may be viasible from
. the nearest public street, .
d. Insofar as is feasible, natural topography and scenic features of the
" . site will be retained in their matural form and incorporated into the
proposed develomex;.t.
¢, Ay grading or earth-moving operations in comnection with the prbposed
developmer.t'are planned and will dbe executed so as 'to blend with the
existing terrain both on and adfacent to the site, and will not
result in the defacement, or decrease the stability oi: the bluff,
" £, The development will not roquiuw shoreline protective structures
to protect it from erosion for the life Vof' the project,
4, 8tandard Conditions
a, KReed for future protective works.,
(1) No development in a shoreline area may be approved unless the
permit application fa aceompanied by & report signed by a
Ve regiateréd civil engineer, g'eolﬁz:lsj_:? stating the basis for
his/her conclusion that no shoreline protective work shall be

required to protect the proposed development for its useful life,
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(2) The aforementionéd report is reviewed and approved by the

S, Planning director.

b, ldability
(1) A development p_emit--han not become effective until the
applicant and pro'pert.r owner record in the chain of titles
of the parcel to be developed: (a) A waiver of public liability
for any future damage to the development resuiting from ngtura.l.
conditions; (b) An agreemtnt to reimburse any public agency
fhat expends funds for purposes of protecting the projeet; and
(e) A waiver of all claim against any public entity for future
11ability or damage resulting from permission to build or
¢laim of any right to éonstruet a protective shoreline atructure
for the life of the project., All such waivers shall be con- .
w in by any holder of a lien againat the property shall be
notarized.md recorded in the Office of the County Recorder
and mu' bo evidenced as such in a title report prior to the
ismuance of the permit, -
5, Within 60 days of ree'eipt of an ap;:;lieat:lon for site plan re_vie; and all
material specificd in subparagraph 1 of this Section, the Director of

- lhal_l approve, conditionally spprove or disapprove such

site plan, The 2aid 60-day period may be extended with the written
consent of the applicant, If the Director of doea not act
on said site plan within the specified time limit or extension thereof,
said site plan shall be deemed to have been denied, Any disapproval

or other deeision rendered pursuant to this Section qu be appcaled ‘
pursuant to Section of "this ordinance, except that the Plannin
Commission's nct:lox.: on such appoal shall be a recoemendation only and eh:

be transmittod direcctly to the Board of Supervisors for final sction,
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-6. The applicant or any 1nt-orout.e& person may appoal the decision of the
Direotor of by filing \;:lth such director an appeal in wrilting
within dw_s from the decision and setting forth therein the baais of
‘such appsal, The ﬁirector of may affirm the prior disapproval
or conditional approval or may approve the plan \d.'t-h or. wifhdut sodifications

It the Director of affirms the prior disapproval or eonditional
approval, the papers and documents applicadle to the matter shall be
forthwith filed with the Board of Supervisors.

7. Within __ days from such £iling of the appeal the Board of Supervisors
shal)l consider said appeal and may sither: ‘

8, Affirm decision of the Director of‘ » OF

b, Hold a hearing. .
Pollowing the hearing the Board of Supervisors uy affirm the decision
of the Director of or render -uchr-deeiaion as it considers
appropriate,

8. Any site plan application proposing modification of any development
eriteria of Section of this Article shall be accompaniecd
by a filing fee of - and shall be considered by the Board of
Supervisors at s public hearing within 60 days of receipt of a eomple.te
application, Notice of such public hearing shall be given as provided
for s variance or special use permit in Article of this Ordinance,

9. The Dircetor of may, upon request of the applicant, approve a
modification of an approved eonditiomlly approved site plan if he
finds that the modification is not material and is consistent with the

| intent, purpose and requ:lrementj of the CD Zone,
0, Any approval of a site plan shall expire within one (1) year of such

approval except where eonatruction and/or use in nlimee on such site
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pll-l‘l has comfiencod prior to its oxpiration. I1f construction snd/or

use in reljance thercupon has not commenced within the one (1) year

pcriod,. said period may be extended by the Director of :
_ 8t any time prior to the 'origin.nl expiration date, ' S

8ection 5.5 GRADING, No grading, removal or deposit of natural materiale shall
take place on any lot or pauel':ln the CD ZOni e:_:éept pursuant to & grading permit
shich has been issued in cbnnection.w;ﬂl & building permit for a structure which
conforms to an provisions of this Article; or, uhire no structure is involved,
pursuant to a grading which has been approved by the Direcotor of .
The following activities are e'xmpf from the requirements of this Section, .

¥« Tilling or preparation of land for agricultural purposes on previously
cultivated fields pi'ovided that no such activity shall take place closer
than 10 feet froa the bluff edge. _

2. Minor excavation or placement of mturai materials incidental to the
planting of trees and shrubs and the construction of other landscape
features nof. requiﬂng & grading permit, provided that such ezcava*.ion
or placement of materials does not in itself alter the general overall
topographical configuration 6f the land and provided that no such
activity shall take place closer than 10 feet fra.n the bluff edge,

3. Minor excavation not exceeding one tdot in depﬁx within the required
bluff setback, or plae‘emént of natural uteri_als incidental to installatic
of pemitted minor structural features not requiring a grading permit
such as fencea.rnlla, walkways, patios and gimilar elements customarily
accessory to permitted use, provided such excavation or placement of
paterials conforms to all requirements of this Article, does not in itsel:
alter the general overall topogra;ih:le;l eonfiguration of the land, and pro
vidid that no such activity shall take place closer than 10 feet from the

blufr. edge,
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